
 

 

Planning Commission, Board of Adjustments & Design Review Board  
                         Regular Scheduled Meeting Agenda  

Tuesday, June 14, 2016 at 5:30 p.m. 

                                      Town Hall, Council Chambers, 551 Hot Springs Boulevard, Pagosa Springs, Colorado 81147 

_____________________________________________________________________ 

 

I. Call to order / Roll Call: Commissioner Maez calls the meeting to order at 5:30 PM. Present were 
commissioners Maez, Adams, Giles and Parker. Also present were Planning Director James Dickhoff 
and Associate Planner Rachel Novak.  

 
II. Announcements: NONE 

 
III. Approval of Minutes  

A. Approval of the May 24, 2016 Planning Commission meeting minutes: Minutes 6.D the entire 
country “IS” dealing with this problem. Commissioner Giles moves to approve the minutes as 
presented. Commissioner Parker seconds. Unanimously approved.  

 
IV.  Public Comment 

  A. Opportunity for the public to provide comments and to address the Planning Commission  
       on items not on the Agenda: None received.  

 
V.  Design Review Board: None. 
 
VI.  Planning Commission 

A. Additional Discussions Regarding Minimum Lot Sizes in the R-12 and R-18 Districts: Planning 
Director James Dickhoff discusses the minimum lot sizes. He says that Town Council would like to 
have a work session with the Planning Commission to discuss the smaller lot sizes, vacation rentals, 
and work force housing. Staff is currently trying to schedule this work session with the Town 
Council and have a representative from the Affordable Housing Task Force. Planning Director James 
Dickhoff discusses the potential half lot sizes with alley and street access within the R-12 districts. 
He recommends 3,630 sqft for these lots instead of a typical 50 ft x 150ft lot. These would be for 
single family dwelling lots. A 1,770 sqft building footprint would accommodate all of the necessary 
setbacks, landscaping requirements, and driveway measurements. If on-street parking is available, 
then only one parking space in the driveway is required. Commissioner Adams discusses that the 
lots could be split length ways to make the lots 25ft x 150ft. This could be used for town homes. He 
says that there currently is a Town Home similar to this design on 8th Street. Planning Director 
James Dickhoff discusses some in Town examples of multi-unit homes. He says that the 
development of condos due to strict Colorado laws isn’t as common as they used to be. 
Commissioner Adams would like to strategize how to give incentives to developers for building 
higher density dwellings. Planning Director James Dickhoff discuses changing the R-18 district to an 
R-20 district. This would have a 2,200 sqft minimum lot size and a 750 sqft building footprint. 
Commissioner Maez asks how many lots would fit this description within the proposed R-20 
district. Planning Director James Dickhoff says that all of the lots should be 50ft x 150ft and eligible 
for the 4 town home configuration. Commissioner Adams discusses providing incentives for 
developers to build higher density dwellings. This would only help the Town. Commissioner Maez 



 

asks about how the impact fees would change. Planning Director James Dickhoff says that the 4 
town home configuration would have four times the impact fees. He says that the Town needs to 
adjust these. Commissioner Adams asks if the Town could include the County in these impact fees. 
Planning Director James Dickhoff says the County had participated in impact fees in the past, but 
has not participated as of recent. Collected impact fees must be spent within the designated entity 
within 10 years of the original collection date or the money goes back to the original developer. 
Commissioner Parker asks about raising the impact fees for larger structures. Planning Director 
James Dickhoff says this is always a possibility because larger developments tend to increase traffic, 
wear and tear on the roads, etc. He says that the impact fees are based on square footage. 
Commissioner Maez says that these fees help maintain the infrastructure. Planning Director James 
Dickhoff says that there are many different configurations with these smaller lot sizes and the 
potential R-20 district. Commissioner Giles says that not many people are building condos based 
upon the current state regulations. He asks would it not make sense to steer this conversation 
towards town homes. This would be the most user friendly and convenient for all parties. Planning 
Director James Dickhoff says that this should be left up to the developers. Commissioner Adams 
asks about how the MU-R districts would change if the density of the R-18 and R-20 districts 
changes. Planning Director James Dickhoff says that currently MU-R is allowed 16 residential units 
per acre.  

 
B. Vacation Rental Zoning Discussions: Staff has prepared a spreadsheet of other similar Towns in 

Colorado with vacation rental zoning restrictions. Planning Director James Dickhoff suggests 
another work session with Town Council on this issue. Town Council was concerned with the 
splitting and smaller lots sizes being purchased only for vacation rentals. They would like more 
information on this prior to making a decision on the smaller lot sizes. Commissioner Giles says he 
is surrounded by vacation rentals in his neighborhood. He feels the problem with the vacation 
rentals is finding a balance between smaller homes and larger homes. He feels that the “cuter” 
these homes look and the nicer the updates are, the more likely they will be rented out. 
Commissioner Parker says that if he were to purchase an expensive home next to a full time 
vacation rental, the Town would feel like a skeleton of a Town and your neighbors are constantly 
changing. Commissioner Giles says that homeowners will make more money on the short term 
market than the long term market. Commissioner Parker says that if the vacation homes weren’t 
here, guest would stay at a hotel that could be in Town. A new hotel could accommodate larger 
families with separate rooms, full kitchen, with more spaces. Commissioner Adams says that the 
vacation rental market is starting to level off. He says that there are many residents wanting a new 
living arrangement and not enough homes to go around. Planning Director James Dickhoff says that 
a large portion of the homes in Town are just second home owners where the owners come here 
for a few weeks out of the year and then they go home. The market is going to continue to change. 
Commissioner Adams asks how to possibly limit the number of vacation rentals in Town. Planning 
Director James Dickhoff says that this would need to be written in the code and enforceable 
somehow. Commissioner Giles says that the market will level off and fully saturate and would like 
to see how the market looks after 12 months of leaving the market alone. Commissioner Parker 
says that with the addition of the hospital he would like to see this housing issue addressed now. 
Commissioner Maez asks if the commission should address the density and vacation rental issues 
together. Planning Director James Dickhoff says that it would be best to handle these issues 
together. Commissioner Adams would like to see all of the current vacation rentals come into 
compliance. Planning Director James Dickhoff says that there would be an effort to look through all 
mediums to make sure all vacation rentals come into compliance. Commissioner Giles asks about 



 

talking to a company or an expert to get their opinions on this issue. Commissioner Parker says that 
the commission needs to direct this effort and to not let the homeowners dictate the process. He 
asks where to draw the line on at home businesses. Commissioner Maez says that to have a legal at 
home business you must reside at the residence full time. Commissioner Parker suggests only 
having vacation rentals in mixed use areas. Planning Director James Dickhoff says that people can 
have businesses at their primary, full-time residence, but there are restrictions on the types of 
businesses that may have negative impacts on the neighborhood. He then asks the commission 
how staff handled the most recent CUP for a vacation rental. The Commission felt it was a good 
process. Commissioner Giles feels there needs to be a compromise and not to deter homeowners 
from not renting to anyone. Commissioner Maez asks about why the commission has not heard 
these CUP’s in the past. Planning Director James Dickhoff says that they were administratively 
approved by him, but felt the neighbors were being left out in this decision. The Commission feels 
this is a better process and would like to see all vacation rental CUP’s in the future. Planning 
Director James Dickhoff recommends adding some new language to the LUDC for denying a CUP for 
vacation rentals. Commissioner Adams asks if the Commission could use the Comprehensive Plan. 
Planning Director James Dickhoff suggests the Commission come up with 5 points for approval of a 
CUP for a vacation rental. Commissioner Adams asks the Planning Director to facilitate the work 
session with Town Council. This work session would be one hour. The commission came up with 
the following criteria: 1. If the majority of residence don’t want it there. 2. Have only 2 vacation 
rentals per block. Commissioner Giles suggests all of the commissioners come up with 5 points to 
consider. Planning Director James Dickhoff agrees and would like to have this on the next agenda 
to flush out more ideas to present to Town Council. Ultimately, the goal is to ensure there are no 
negative impacts on the neighborhoods. Commissioner Parker: neighborhood approval, accept CUP 
requirements, have in more intense areas for density, having up to 2 per block in denser areas and 
1 per block in less dense areas (less as you get further away from downtown), allow mixed use 
areas for vacation rentals. Commissioner Giles suggests: license approved, sales tax, fire inspection, 
neighborhood approval, no restrictions on a number. Commissioner Maez suggests: neighborhood 
approval, 2 per block, can’t exceed house capacity, parking, licensing and compliance with 
inspections. Commissioner Parker would like to give Town Council as many options and 
opportunities as possible. He doesn’t want to see dark neighborhoods and have a vibrant 
downtown area. Commissioner Maez agrees that they need to provide Town Council with as many 
options as possible. Planning Director James Dickhoff would like a substantial list that will make the 
work session as productive as possible and hone the direction of this discussion. Commissioner 
Parker emphasizes his concern for finding a balance. The Commission decides to table this item 
until the 28th meeting until more research can be obtain.   

 
C. Zoning Map Discussions: Commissioner Adams says that putting vacation rentals in an overlay 

district would be a good idea. Planning Director James Dickhoff discusses his concerns of the 
current zoning map. Commissioner Adams asks how the owners of properties with no interest in 
changing the zoning get on board with this change. Planning Director James Dickhoff says that this 
would be a discussion between staff and the owners and how it’s to their benefit. The Commission 
would like to have staff provide a list of properties in need of a zoning change. Commissioner 
Adams would like to see the R-6 Hermosa Street neighborhood have an increased density. Planning 
Director James Dickhoff says that the Comprehensive Plan update is this year and these types of 
questions would be flushed out in work sessions. Planning Director James Dickhoff says that there 
have been some zoning changes since the map update in 2009. He also says that the Commission 
would bring any recommendations to Town Council first and then he would contact property 



 

owners. Planning Director James Dickhoff feels that the Hermosa Street area would need to come 
out of the Comprehensive Planning process and would provide the justification for changing the 
zoning. Commissioner Adams asks if the Comprehensive Plan comes first or zoning changes. 
Planning Director James Dickhoff says that the Comprehensive Plan would come first. 
Commissioner Maez would like more research on the Hermosa Street rezoning. The Commission 
discusses various Town parcels in need of rezoning. Commissioner Maez feels that all of the HWY 
160 properties should be MU-C and MU-TC. Planning Director James Dickhoff says that these 
properties could be backed with MU-R. The uptown property, 6th street property and the 14th/15th 
street for consideration in a rezone.   

 
VII. Public Comment:  

  A. Opportunity for the public to provide comments and to address the Planning Commission on  
                       items not on the Agenda: NONE 
   
 VIII. Reports and Comments 

A. Staff Report_ Projects, Updates and Upcoming Development Applications 
 
B. Planning Commission – Comments, Ideas and Discussion 

 
  C.  Upcoming Town Meetings Schedule 
  
  

Adjournment: Commissioner Parker moves to adjourn at 8:36PM. Commissioner Giles seconds. 
Unanimously approved.  

 
 
 

  _________________________ 
  Commission Chair, Ron Maez 

 


